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EXECUTIVE SUMMARY 
Camoin 310 was commissioned to complete a market analysis and mall redevelopment trends study for the 

Enfield Square Mall located in the Town of Enfield, Connecticut. The market analysis examined redevelopment 

opportunities for the property based on market conditions and the future outlook  for suburban malls. 

Comprehensive data analysis was supplemented with additional research and market intelligence interviews with 

local realtors, developers, and others knowledgeable about local market conditions.  

The market analysis consists of the following sections : 

§ Demographic and Economic Profile; 

§ Residential Multifamily Market Analysis; 

§ Retail Market Analysis; 

§ Office Market Analysis; 

§ Industrial Market Analysis; 

§ Tourism and Hospitality market Analysis; and 

§ Mall Redevelopment Trends. 

 

Overall, the study identified several market-feasible uses for the redevelopment of the Enfield Mall property. 

Multifamily residential was identified as a primary opportunity along with other types of housing. Specific types of 

retail, including big box , restaurants, and retail integrated into mixed -use development, were also found to have 

market potential despite the vacancy struggles of the mall property. A limited amount of office space may be 

feasible, but will likely be restricted to medical office, which was found to have strong market feasibility. 

Distribution and fulfillment industrial reuse also emerged as a strong opportunity given growth in e -commerce 

and the siteõs size and interstate access. Lodging (e.g., hotel) development may have moderate potential in the 

mid-term for the property. Lastly, the analysis determined that there is demand potential for 

recreation/entertainment uses, particularly family-oriented regional destination uses. The results are further 

summarized below.  

 

MARKET OPPORTUNITY FINDINGS 

RESIDENTIAL 

Á There is significant market potential for multifamily residential at the Enfield Square mall property. 

Despite Enfield not having a historically robust housing market, the siteõs locational advantage for 

commuters coupled with very strong multifamily market trends, including low vacancy, rising rental rates 

and positive market absorption, indicates current and future market demand potential.  

Á Potential for a variety of housing pr oducts and price points . The site has the potential to 

accommodate several market segments and price point levels, particularly workforce level units catering to 

the local Enfield population and workers and more upscale units targeted towards commuting 

professionals. Additionally, there is a need for affordable housing in the community, particularly for the 
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senior population. In addition to apartment units, there is also potential for owner -occupied housing 

including townhouses.  

Á Mixed -Use Key to Residentia l Market Success . To achieve optimal market success, multifamily units 

would need to be developed as part of a mixed -used redevelopment concept featuring amenities such as 

shopping, eating/drinking establishments, and potentially other recreation/entertain ment options. 

òStandaloneó multifamily would still be expected to have potential, but market demand and absorption 

figures would be diminished.  

Á There is annual  market potential for the next five years for approximately 138 rental units at the 

Enfield Squa re Mall site as part of mixed -use redevelopment . Based on the market demand analysis 

and conversations with developers it is expected that the site could absorb this level of development given 

current and foreseeable market conditions. There is also demand potential for approximately 20 -30 

townhouse/condo units per year. Therefore, the first phase of a mixed-use development project would 

likely accommodate up to approximately 276 apartments and 60 condos (assuming a 2-year development 

phase). Outside of the site, there is additional annual demand for 785 units in the market area (for the next 

five years). 

RETAIL 

Á Despite recent struggles of retail on the property, there is future retail potential. There is market 

potential for big box retail on the property. The siteõs interstate access and the potential to co-locate with 

the existing Target has already made the property a target of national retailers despite no formal deals 

being reached. While design challenges may exist, such as incorporating experiences and personalization 

into the shopping experience, there is anticipated redevelopment potential from national big box retail.  

Á Mixed -use and pedestrian -friendly retail has potential. The market analysis indicated that in a mixed-

use redevelopment of the site, new small-scale retail would have potential. New on-site residents with 

purchasing power would drive this demand potential along with better alignment of this type of retail with 

modern consumer preferences. If the property is redeveloped with substantial multi -family of up to 

approximately 276 apartments and 60 condos, it is expected that between 100,00 and 150,000 square feet 

of retail could be incorporated.  

Á Strong Restaurant Potential . There is existing unmet demand for restaurants in the local market area with 

gaps for mid- and upscale and independent restaurants. Existing conditions would support the addition of 

two restaurants. Future on-site residential development would enhance that demand potential.  

Á Existing retail  need could be met in a mixed -use environment . The retail analysis identified several 

retail categories that may have potential in a walkable mixed-use environment given current market 

conditions. Future on-site residential would enhance retail market potential and create additional 

opportunities catering to those tenants.  

¶ Jewelry, Luggage & Leather Goods 

Stores 

¶ Clothing Stores 

Á Electronics & Appliance Stores 

Á Sporting Goods/Hobby/Musical 

Instrument Stores 
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OTHER COMMERCIAL/INDUSTRIAL 

Á Generally limited office demand potential. The office market is currently very weak with high vacancies 

generated by the COVID-19 crisis. With projected declines in office-utilizing industry sectors and shifts to 

remote work there is likely to be an oversupply of office space in the market for the foreseeable future. 

Therefore, there is limited office development opportunity. With the shift to remote working and flexible 

work arrangements, coworking and/or similar flexible workspaces may have some feasibility, particularly in 

mixed-use development with new residential units.  

Á Market potential for specialized medical office space. Despite the lack of office demand, the analysis 

determined that future growth in healthcare sectors will drive new demand for medi cal office space, 

particularly for ambulatory care (outpatient settings). Overall, there is estimated demand for nearly 38,000 

square feet of new medical office space in the Town of Enfield over the next ten years. However, the 

development potential for th e Enfield Square Mall site may be greater given its location and access 

advantages, potential new on-site residents, and the estimated full market area demand for 1.6 million 

square feet of medical office space over the next 10 years.  

Á Warehousing/distribu tion represents industrial redevelopment potential. The market for distribution 

and fulfillment centers and warehousing has exploded with demand since the onset of COVID and is 

expected to remain strong in the future with further shifts to e -commerce. Employment projections 

indicate increased demand for this type of industrial real estate in the future. The mall site is ideally 

situated for last-mile distribution given its immediate interstate access to two major metro areas. 

Interviews indicate that there has already been interest in the property for these types of uses.  

TOURISM/HOSPITALITY 

Á Favorable conditions for lodging development prior to COVID -19 crisis. The lodging market had been 

strengthening in the immediate years preceding the economic and health crises with improving occupancy 

rates and strengthening hotel financial performance metrics. The lodging market is expected to begin to 

recover in 2021 but the feasibility of new lodging development depends on the strength and timeframe of 

that recovery.  

Á New lodging development may be feasible but not likely in immediate term. In addition to COVID 

market impacts, there are existing lodging options in immediat e proximity to the mall site including 

Hampton Inn (upper midscale), Red Roof Inn (economy), and Motel 6 (economy). However, the site is an 

ideal location for lodging development and can capture demand from generators in both Hartford and 

Springfield. As the market recovers, lodging development may become feasible and would be further 

supported by any new on-site demand generators such as entertainment/recreation destination uses.  

Á There is unmet demand for recreation and entertainment establishments in the  local Enfield area 

(and surrounding communities). Options are extremely limited and many households must travel to 

Hartford or Springfield for recreational and entertainment pursuits. Family -oriented 

recreation/entertainment was specifically identified as having potential. While further analysis would be 

required to identify specific feasible uses, the types of family-oriented entertainment and recreation 

include (but are not limited to): trampoline park, indoor waterpark, indoor sports complex, bowling, 

miniature golf and amusements, etc. Given the interstate access of the site, there may be potential for a 

destination recreation/entertainment use as part of the redevelopment of the mall site.  
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MALL TRENDS 

Á Suburban style shopping malls in decline. Nationally, malls like Enfield Square Mall have been in 

decline as the retail industry continues its transformation. Department store anchors and apparel tenants 

have fared poorly, reducing foot traffic and accelerating vacancies in malls. The rise of e-commerce and 

shifts in consumer behaviors have largely driven the decline in shopping malls.  

Á There are key themes and trends among mall redevelopment efforts. The location of older shopping 

malls have given them great advantages for new uses. The key trends among mall redevelopment projects 

include: 

o New tenant mix: Malls are bringing in new types of tenants to fill vacancies, including uses that 

focus on entertainment.  

o Alternative uses: Many projects have adapted malls for uses including office, residential, hotels, 

and mixed-use concepts. Multifamily residential has emerged as a primary redevelopment focus 

for many mall redevelopment projects.  

o Last-mile distribution centers: Many malls have also transitioned into fulfillment centers for the 

delivery of e-commerce orders to those in the surrounding area. Malls that have large vacant 

spaces have proven to be well suited for this type of reuse.  

o Themed destinations: It has also been common for malls to be repurposed around specific 

themes such as òhealthó that has an exercise facility/gym and/or healthcare centers along with 

similarly themed tenants.  
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1. INTRODUCTION 

1.1 SITE OVERVIEW 

Enfield Square Mall is currently a 787,000 square foot one-story regional shopping mall  located at 90 Elm Street, 

Enfield, Connecticut (the òdevelopment siteó). The following map indicates the location of the development site on 

Elm Street and its proximity to I-91. 

Map 1: Development Site  

 

           Source: Google Maps 

Enfield Square has been subdivided in 16 parcels as shown in Map 2, however parcel assembly or reconfiguration 

is assumed to be possible. The current land use breakdown of these parcels is as follows: 

§ Lot 1: Currently undeveloped (Popeyeõs Louisiana Kitchen seeking local site plan approval) 

§ Lot 2 : Figaroõs Italian Restaurant 

§ Lot 3 : Outback restaurant 

§ Lot 4 : Undeveloped 

§ Lot 5 : Target retail store 

§ Lot 6 : Vacant 

§ Lot 7 : Vacant 

§ Lot 8 : Cinemark Movie Theater 

§ Lot 9 : Vacant 

§ Lot 10 : Enfield Square Mall, associated entrance roads and parking 
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§ Lot 11 : Subway and Starbucks 

§ Lot 12 : Undeveloped 

§ Lot 13 : Parking lot 

§ Lot 14 : Vacant 

§ Lot 15 : Wendyõs restaurant 

§ Lot 16 : Friendlyõs restaurant 

 

 

 

Source: Town of Enfield 

 

 

 

 

 

 

 

 

Map 2: Lot Layout 
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1.2 SITE CONTEXT 

GEOGRAPHIES STUDIED 

The market analysis considers two primary geographical areas to 

compare local and regional trends: the Town of Enfield, CT and the 

Market Area. The Market Area, which is used throughout all portions 

of this market analysis, includes the entirety of Hartford County, CT 

and Hampden County, MA, as well as the northern portion of Tolland 

County, CT (including the towns of Somers, Stafford, Union, Ellington, 

Tolland, Willington, and Vernon). The market area is based on a review 

of commute patterns within the region and is a reasonable 

representation of the  market area for the five market segments 

studied. 

CONTEXT 

The development siteõs location near access to interstate 91 allows for 

its market area to extend from Hampden County, MA in the north 

through all of Hartford County, CT in the south. Bordering the 

development site on the west, this interstate access is key in that it connects the site to multiple regional 

population centers, providing a large pool o f available workers and or customers of the siteõs eventual use(s). The 

site has immediate access to I-91 via exit 47 and Hazard Ave and exit 48 and Elm Street. The siteõs interstate access 

offers a significant competitive advantage that will  offer benefits to a variety of potential reuse options, including 

residential for commuters, entertainment and recreation destinations, industrial and distribution uses, and retail, 

among others.  

Daily, an average of 31,900 cars drive past the development site on Elm Street, with approximately 88,500 

traveling on the nearby I-91.1 The map on the following page shows local traffic counts in the immediate area of 

Enfield Square Mall.   

On the north, east, and south Enfield Square is bordered by big box ret ailers and fast food/chain restaurants. 

Asnuntuck Community College is also nearby, as are the Enfield public schools. A single-family residential 

neighborhood  is to the north east, on the other side of Elm Street.  

 

 

 

 

 

 

 

 

1 Source: Esri 

Map 3: Market Area  
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 Map 4: Traffic Count Map  

Circle represents a 1-mile radius around Enfield Square. Source: Esri 
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1.3 DEVELOPMENT PROJECT PIPELINE 

Within the market area there are 169 development projects that are either in the final planning phase, have been 

proposed, or are under construction. In total, these projects have the potential to add nearly 13.6 million rentable 

square feet to the market area. Retail (all types) accounts for the most projects, at 37%. This is followed by office 

with 19% of projects and industrial with 18%. Industrial projects account for the largest amount of rentable square 

feet, at 53%. This is followed by multifamily, with 25% of the total rentable square feet. See Table 1 for additional 

details. 

In addition to the developments that are in the pipeline, Enfield is also undertaking an effort to establish a transit 

oriented district (TOD) around a future passenger rail station located in the town as part of the Hartford Lineõs 

corridor through the New Haven -Hartford -Springfield (NHHS) Rail Program. The Enfield station will be located in 

the Thompsonville neighborhood,  which was historically a thriving downtown area. Today, the neighborhood is 

prime with opportunities for redevelopment. 2 Thompsonville is located directly to the west of Enfield Square, on 

the other side of I -91, and the development of the rail station has the potential to further expand the accessibility 

and desirability of the Enfield Square Mall development site. New development in Thompsonville could 

complement that of the Enfield Square Mall development site.  

Table 1 

 

 

2 Source: Hartford Line: TOD Action Plan Executive Summary. WSP, 2019. 
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2. DEMOGRAPHIC AND ECONOMIC 

PROFILE 

2.1 SOCIODEMOGRAPHIC TRENDS 

The Town of Enfieldõs population of 44,716 has remained relatively flat since 2010. At the same time, the 

population of the market area has experienced some growth, increasing by 1.6% since 2010. Projections indicate 

that Enfieldõs minimal population growth through 2025 will be on par with growth expected in market area. 

Table 2 

 

The population of the Town of Enfield  is slightly older than that in the larger market area, but the di fference is 

small. The median age in Enfield jumped from 40.4 to 42.1 between 2010 and 2020, and is expected to increase 

again slightly to 42.7 in 2025. The market area experienced an increase in median age over this same period. 

Table 3 

 

As shown in Figure 1, the Town of Enfield has a higher concentration of population in the 30 -49 age cohorts and a 

smaller concentration of children compared to the market area. 
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Figure 1 

 

Income levels in Enfield are higher than those in the market area. Based on recent trends, median household 

income in the Town of Enfield is expected to grow by 3.4% by 2025- a slower rate of growth than the surr ounding 

counties. 

Table 4 

 

 

As shown in                                                                                    Figure 2, over 20% of Enfieldõs households have 

incomes in the $100,000-$149,999 range. A notably higher proportion of Enfieldõs population has incomes in the 

$50,000-$149,999 cohorts than the market area. 

                                                                                   Figure 2 
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2.2 ECONOMIC CHARACTERISTICS 

JOBS/EMPLOYMENT 

As of 2020 there are nearly 19,700 jobs in Enfield which 

is 2.5% of all market area jobs. Government and Retail 

Trade are the top sectors in Enfield, each accounting 

for 16% of the townõs jobs. This is followed by Finance 

and Insurance (14%). There is a greater diversity of jobs 

in the market area, with Health Care and Social 

Assistance (18%), Government (14%), Manufacturing (10%) and Retail Trade (9%) being the top sectors. 

Table 5 
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Over the 10-year period from 2010-2020, Enfield lost 756 jobs while the market area added 2,308 jobs (Table 6). In 

Enfield, Finance and Insurance lost the most jobs (605 jobs), followed by Other Services and Retail Trade, which 

each lost 238 jobs. Contrastingly, Transportation and Warehousing added 458 jobs, Management of Companies 

and Enterprises added 263 jobs, and Health Care and Social Assistance grew by 228 jobs. In the market area. 

Health Care and Social Assistance added the most jobs (21,943 jobs), followed by Transportation and 

Warehousing (10,611 jobs). 

Table 6 
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The largest employers in Enfield span a variety of industries, including manufacturing, retail, and wholesale trade. 

The top employers in terms of number of employees are outlined in Table 7. It should be noted that  Lego has 

largely vacated its headquarters in Enfield, which is not reflected in the most recent data available from the 

Connecticut Department of Labor.  

Table 7 

 

The unemployment rate in Enfield remains elevated as a result of the COVID-19 pandemic. As of March 2021, 

unemployment in Enfield was 7.8% compared to 2.8% pre-pandemic. This is similar to the counties that make up 

the market area, although the unemployment rate is lower in Enfield than in Hartford and Hampden counties . 
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Table 8 

 

OCCUPATIONS AND EARNINGS 

Within Enfield, Management Occupations (1,761 jobs) and Legal Occupations (140 jobs) have median annual 

earnings in excess of $100,000. Median annual earnings for many occupations, including these, are higher in 

Enfield than in the market area. 
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Table 9 
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COMMUTING PATTERNS 

Over the five-year period from 2013 to 2018  the portion of workers commuting into Enfield and the portion of 

resident workers commuting out of Enfield has increased. As of 2018, 81% of Enfieldõs workers live outside of 

Enfield and 84% of Enfieldõs resident workers work outside of the town.  

Table 10 

 

As shown in the following table, many residents are commuting to jobs elsewhere in the immediate region of 

Hartford, Hampden, and Tolland counties. Other popular destinations for Enfield residents to comm ute to include  

the counties of southern Connecticut. Enfieldõs highway access makes it feasible to residents to commute to 

several smaller metro areas and employment hubs. More specifically, Hartford, Springfield, East Hartford, and 

Windsor Locks are the most popular  places that Enfield residents work (Table 12). 

Table 11 
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Map 4: Where Enfield Residents Work (Counties) 

 

Table 12 

 








































































































